
CASCADE COUNTY

ZONING BOARD OF ADJUSTMENT

pJCCEIVED Meeting Minutes

Thursday, November 9, 2017

JAN 2 6 2018

cA Room #105, Courthouse Annex

Cascade County Commissioners Chambers

Board Members: BillAustin,Jim Edwards, Leonard Reed, Rob Skawinski, and Tim Wilkinson

Notice:These minutes are paraphrased and reflectthe proceedingsofthe Zoning Board ofAdjustment.
These minutes are considereda draftuntilthe Zoning Board ofAdjustment approves them.

STAFF ATTENDEES: Alex Dachs, Troy Hangen, and Nadine Thares

PUBLIC ATTENDEES: Buster & Eileen Hyndman, Shawna McKnight-Maesters, Donald Jacobs,

Sandor Hopkins, Donna Hardesty, Marian Prue, PhilNappo

1. CALL TO ORDER: Vice-Chairman BillAustin calledthe meeting to order at 9:00am.

2. ROLL CALL

BOARD MEMBERS PRESENT: BillAustin,Jim Edwards, Leonard Reed, Rob Skawinski,and Tim

Wilkinson

BOARD MEMBERS ABSENT: none

3. APPROVAL OF MINUTES: October 12, 2017 minutes

Jim Edwards motioned to approve the minutes of October 12, 2017.

Tim Wilkinson seconded the motion.

Allin Favor, Motion passes 5-0

Vice-Chairman BillAustin announced that there would be a change inthe agenda as to

order of business. Venture Stone would be first,then New Business would be after.

5. OLD BUSINESS:

A. Public Hearing: Venture Stone - SUP

Troy Hangen presented the information that the Board requested at the October 12,

2017 meeting, the Board dispensed the rereading of the staffreport. Troy Hangen read

the letterfrom the applicant (condition4) intothe minutes.

Summation isas follows:the Cascade County Zoning Board of Adjustment (ZBOA) isin

receiptof a SpecialUse Permit (SUP) applicationfrom Venture Stone LLC to allow the

operation of a quarry at 795 Ulm-Vaughn Road, Great Falls,MT. The property islegally

described as Parcel#5702000, and Geo-Code 3137-31-3-01-24, the property iszoned

Agriculture(A).
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Venture Stone LLC isthe legalowner of the property, the property isnot inviolationof

any Cascade County Zoning Regulations or any other County Ordinance, and county

taxes are current.

The applicantisrequesting that a Special Use Permit be granted as required by Section

7.2.4 (2)of the Cascade County Zoning Regulations (CCZR). Legal Notice of the

applicationand the public hearing was published inthe Great FallsTribune on October 1

and 8, 2017 and mailed to surrounding neighbors on September 29, 2017. As of writing

thisstaffreport,staffhave received zero phone callsor written comments/concerns.

Per theiroperational statement, Venture Stone LLC, a masonry and landscape provider,

willbe operating a "Commercial Agricultural"Quarry. This locationwillbe acting likea

hub that willbe having harvested rock from fieldstransported to thissiteand then

shipped to itsfinaldestination afterpossible minimal cuttingand shaping. This a

wholesale site,where littlepublicwould be visiting.Venture Stone LLC willabide by the

7am -
7pm hours.

An SUP isdefined inSection 10 of the CCZR, and shallbe deemed to authorize a

particularuse in itsrespective districtand other applicablerequirements. The ZBOA

may approve, deny, or approve with conditions,and the SUP may be issued only upon

meeting allrequirements set forth inthe regulations. A specialuse permit may be

revoked by the Cascade County Board of Adjustment at any time a building(s)or use(s)is

deemed to be inviolationof the standards and zoning requirements under which the

specialuse permit was issued. A violationof a specialuse permit willbe handled as any

other violationunder Section 13 of these regulations.Appeals of the Zoning Board of

Adjustment decision shallfollow the process outlined inSection 12 of the Cascade

County Zoning Regulations.

The ZBOA approval of the SUP shallbe validfor only one particularuse and shallexpire

one year afterthe date of approval, ifconstruction or the use has not started. The

Zoning Administrator may grant a one-time only six(6)month extension of the ZBOA

approval. The SUP shallexpire ifthe use ceases for six(6)months for any reason. Any

further extension requests must be granted by the ZBOA priorto the date of expiration.

The following analysis,findingsand conclusion for each of the required criteriaand

conclusions provided under the controllingsections of the CCZR are provided by the

staff.The proposed development willnot materiallyendanger the publichealth or

safety.

Trafficconditions inthe vicinity,includingthe effectof additionaltrafficon streetsand

streetintersections,and sightlinesat streetintersectionand curb cuts. Provisionof

servicesand utilitiesincludingsewer, water, electrical,garbage collections,and fire

protection. Soilerosion and sedimentation, as well as the protection of public,

community, or privatewater supplies,includingpossible adverse effectson surface
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waters or groundwater. Applicant statesthere willbe an estimated 0-3 semi-trucks a

day and 1-7 other vehicles.No additionalprovisionsare required for business.There will

be minimal to no soilerosion forthissite.Five acres of the siteare covered ingravel
where the business willbe located and the remaining 35 acres willbe farmed afterSUP

approval. No water supplies willbe affected inthe vicinity.Stafffeelsthat thisuse will

have a minimai disturbance to the surrounding neighbors in relationshipto traffic

count. No additional provisions are necessary and soilerosion willbe minimal to non-

existent.No surrounding water supplies willbe affected.

The proposed development isa publicnecessity,or willnot substantiallyimpact the

value of adjoining property. The relationshipof the proposed use and the character of

the development to surrounding uses and development. Applicant statesthe proposed
SUP willnot affectthe surrounding neighbors because the business ison such a small

part of the 40-acre parcel and there isno loud sounds. Our company willcreate direct

and indirectsources of income throughout the county. Stafffeelsthe proposed SUP will

merge well with the surrounding uses due to the existingagriculturepresence nearby
and large lotresidentialon 3 sides.Stafffeelsthe business willhave littleto no effect

on the surrounding neighbors.

Whether the proposed development isso necessary to the public health,safety,and

general welfare of the community or county as whole, to justifyitregardlessof its

impact on the value of adjoining property.

Applicant statesthey would be using 5 of the 40-acre property, and willbe leasingout

the remaining land to localfarmers. Any possibleconflictswillbe considered and willdo

anything we can to work through conflictsthat arise. Staffbelieves the business willbe

on approximately 5 acres of a 40-acre tractwhere the remainder willbe farmed. The

residences are approx. 950' minimum away from the business and stafffeelsthere

should be no conflicts.

The proposed development willbe consistent with the Cascade County Growth Policy

objectivesfor the various planning areas, itsdefinitionsof the various land use

classificationsand activitycenters,and itslocationstandards..

Goal 1: Sustain and strengthen the economic well-being of Cascade County's citizens.

Goal 2: Protectand maintain Cascade County's ruralcharacterand the community's historic

relationshipwith the naturalresource development.
Goal 3: Maintain Agriculturaleconomy

Goal 4: Retain the presence of the US MilitaryinCascade County.

Goal 5: Preserve and enhance the rural,friendlyand independent lifestylecurrently

enjoyed by Cascade County's citizens.

Venture Stone statesthey have grown from an entrepreneur's idea to a legitimatelocal

business. They have hired numerous localpeople and increased business to many small
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and largelocalbusinesses They pay for the stone from Cascade County landowners and

they are taxed on that income. After the stone isremoved, grass grows which helps the

livestockon the land. We have installedour firstsolarpanel and ithas opened many
ideas for the future Venture Stone statesthey use localand state rocks and after

extractionfrom the land,grass returns,which helps feed the wildlifeof Montana. They
willbe farming the majority of our land which willhelp maintain the County open space.
Venture Stone statesthat we willdo everything we can to protect the productive soils.

We foresee no future soilerosion mainly because we are not inthe floodplain.Venture

Stone willbe using regionalproducts with the additionalland we have to maximize our

agriculturalbase. Venture Stone isinfullsupport of the US military'scurrent mission

status and future projects. Venture Stone LLC statethey are infullsupport of preserving
the rurallifestylecurrentlyenjoyed by Cascade County's citizens.We encourage
educational programs and willhave firepreventative measures on site.

StafffeelsVenture Stone LLC isa great example of an entrepreneur's dream coming to

fruition.Allthings localor state isVenture Stone's underlying plan which isvitalfor

continued economic advancement. The success of their business fuelsother local

businesses and they are a supporter of alternate energy. Stafffeelsthat Venture

Stone isaware of the natural resource and theirattempts to extractthe product and

encourage revegetation. The sitewillremain mostly farmland which willmerge well

with the surrounding farmland considering the 5 acres of land for the business and

most of the remaining land for farmland resides outside of the floodplain. Staffstates

the USDA characterizes the soiltypes as Kobar siltyclay loam (61.5% of site)Prime

farmland ifirrigated.The remaining 38.5% isa combination of Marias siltyclay and

Vanda ciay,which are non-prime farmland soils.There isno desire to irrigatethe land;

therefore, natural hay or wheat would be recommended for farming. Staffbelieves

the location of Venture Stone LLC isappx 2.5 miles away of a Launch Facilityand over

17 miles from MAFB and the MilitaryHeight Overlay Districttherefore they should not

have a directimpact on the US Militarypresence in Cascade County. Staffbelieves the

application willlikelynot positivelyor negatively affectthe Cascade County's citizens'

rurallifestyle.

Applicant repliedyes, Stafffeelsthe application willlikelynot have an impact on the

municipal or jointland use plans.

Per Section 10.7,Operations in connection with the Special Use permits shallnot be

more objectionable to nearby properties by reason of noise,fumes, vibrations,or

flashinglights,than would be the operation of any permitted use.

Staffbelieves that from the application information submitted, thisbusiness should

not be more objectionable to nearby properties. The minimal amount of noise created

from the forklifts,saws, and tractorsisover 950' from the nearest neighbor. No

fumes, vibrations,flashinglightsshould be present and the neighbor's should not hear

whatever work isbeing performed during working hours.



Motions:

The following motions are provided forthe board's consideration:

A. Alterative1: Move the Special Use Permit to allow "the operation of Venture Stone

LLC'squarry at 795 Ulm-Vaughn Road, Great Falls,MT (parcel# 0005702000)" be

denied due to (ZBOA member proposing denial must delineate legalreason that the

applicationbe denied);

Or

B. Alternative 2: Move the Board to adopt the staffreport and approve the Special Use

Permit subject to the following conditions:

1. The applicantobtains any other required county, state,or federal permits and

comply with regulationsassociated with any other permits.

2. The applicant willabide by allsign regulationsof County Ordinance 8.l ifsignage is

desired.

1. The applicantwillabide by Regulation 8.4.8to installthe necessary amount of

parking spaces.

2. See Attachment from Venture Stone LLC

Board Questions:

None

Applicant: was not available.

Public Hearing opened at 9:05 am

Proponents: none

Opponents:

1. Eileen Hyndman, 983 McIver Rd, said she isone of three properties that abut Venture

Stone. She stated that she stillhad concerns about the noise and reverberation due to

the short distance and the flatlevelground and how itwould affecther and her

neighbors. She reminded the Board that when the applicantwas asked for more

information concerning the saws, and that he could not tellyou what the type was,

and when asked ifhe could place them inside,but didn'tseem to want to. She wanted

to know why Venture Stone couldn't do more of the work at the Billingslocation,she

stressed that thislocationwould be a wholesale site,not a customer site.Water

would be used to cool the saws to control the dust, but with winter that likelywould

not be used. The applicant'sstatement saidthe winter hours would be 8-4, Monday
-

Friday,October - March, and summer hours 7:30-5,Monday -Friday,April-

September, but the staffreport says 7-7,and wanted to know who would enforce the

hours and which set of hours. She pointed out that Venture Stove saidthat the trucks

and possiblycars,that didn'tseem to be a wholesale site.

2. Donna Hardesty, 989 Mciver Rd, spoke about the definitionof quarry and that

everywhere (internet,dictionaries)she looked she was unable to findwhere 'quarry'

would apply to thisapplication.She stated that the business islessthan a mile from

her property boundary. This has increased heavy trafficforthe roads inthe area; she

plans to contact the MDT concerning the weight of the trucks. She saidthat Mr.

Wilkinson should have recused himself.

3. PhilNappo, 979 McIver Rd, said the specialuse permits are a good thing,but they are

being abused, and they are not being enforced by the County. The neighborhood has
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to listento the noise (the going-ons) from other properties 7 days a week and lateinto

the evenings. The rightsof the long-term residentsbeing violated;not get stepped on

by the County. He intends to check and find out how much the two businesses have

changed the area property values,and per hisattorney,thisiscalledtaking by the

County. According to hisattorney,the neighbors' rightswere being violatedand that

he could sue the County. He wanted the hours set,the noise levelscontrolledwere it

would appease the area residents.

4. Don Jacobs, 18 Wagon Ln, stated he does not leave in McIver Rd area, but hisbrother

owns property inthe Stockett area and had a rock quarry and he found that some of

the trucks weigh over 110,000 pounds per axle. He stated that McIver area roads will

not take that kind of trafficwith 55 tons of rock. Lastly,he stated that he owns a fleet

of trucks,and he knows that trucks that carrythat weight can damage the roads

beyond repair.

Public Hearing closed at 9:28 am

Discussion and Decision:

BillAustin request the definitionof quarry.

Troy Hangen read the definition.He clarifiedthe distance that the opposed resident

spoke about during the public comment.

Tim Wilkinson asked ifstafffeltthat per the definitionmeans that itshould come from

the site. He feltitdid require that. He reminded the publicthat Cascade County builders

need thistype of rock,and because he has never dealt with thiscompany he does not

plan to recuse himself. He asked staffwhere the noise testswere that the Board

requested and why itwasn't added to the conditions. He reminded staffthat the solar

and wind has decibel levelsrequirements at the property boundary and itcould have been

used for this.

Alex Dachs repliedthat Planning had never regulated decibel levelsand have no way to

measure or testthem.

Jim Edwards stated the old energy plant (eastof town) had been required to monitor the

noise leveltestat each corner of the property and there was a limiton the allowed

decibels.

Tim Wilkinson said that inthe solar,itsaid that someone (doesn't have to be County)

could go out to the boundary lineand check with a decibel meter. Tim said sincethat

information was not included; he wanted to know where the data about soundproofing by

the applicant inthe conditions. He asked about the quarry definitionbeing applied to the

siteversus the field.

Troy Hangen repliedcondition #4 isinthe applicant'sletter.

Alex Dachs stated that the applicant has 40 sitesto permit, instead stafftriedto capture

allthe sitesin one permit.

Jim Edwards restated he was concerned about the noise limitsand that was why he

wanted staffto get those decibel levelstests.

Alex Dachs reliedthat staffcontacted the applicantto find out what decibelthe saws

produced by the manufacturer, so they could get an idea of the level,but they never

received the information.
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Troy Hangen added that when a sound isput insidea buildingitwould change levelsfrom

insideto some distance away. Perhaps what isneeded isa way to figurewhat itwould be

at a reduced sound level(with insulation).

Tim Wilkinson saidthe testswould be at the boundaries to protect the neighbors. Staff

could have used the solarpanel regulationswhich were about 65 dBs.

BillAustin saidthe decibel levelsforthe saws are controlledfor the operator, we realize

that we can't eliminate allof the noise,but we need to help the residents.

Tim Wilkinson agreed that staffor applicantshould had to have the research.

Len Reed said he was surprised the applicantwasn't present, when he should have been

to answer any questions that thisBoard may have.

Don Jacobs (resident)stood up, added that inthe trucking business,trucks don't work a

standard 7-7,they quite often work outside those hours.

Jim Edwards repliedthat the Board intends to set itinthe hours of operation and we can

void the SUP ifneed be. This staffishere to help the public in matters similarto these

problems. Jim added that there should be an acceptable noise level.He said he isforthis

project,ifthey comply with the conditions.

Rob Skawinski stated the decibels levelsneed to be controlled at the property line.The

noise leveltestsat hisbusiness are only inthe shop does ithave to be controlled (90 dBs).
The country isfor quiet,any noise may be disruptive,but he thought maybe keeping the

saws insideand justhaving a door open.

Donna Hardesty (resident)asked what kind of rulesor regulationsare they under

currently? They work almost 24/7, decibel level.How often do the neighbors have to

complain before something isdone? What happened to the research that was to be

presented today?

BillAustin and Rob Skawinski both said the Board istryingto decide this.

Alex Dachs explained that staffresearched the decibel levelsat the Monarch business

that the Board mentioned previously. Stafffound that business was doing more than the

standard cuttingof stone. They decided to move to a differentlocation.

Tim Wilkinson asked why that mattered, the Board wants to know about the decibelsat

the property line.

BillAustin said he wished the applicant had come in,we should not have to table this

again.

Tim Wilkinson commented about the decibel test and findingout about the applicant

having quarries county-wide. This could have been placed in an industriallocation.

Tim Wilkinson motioned to move the Special Use Permit to allow "the operation of

Venture Stone LLC'squarry at 795 Ulm-Vaughn Road, Great Falls,MT (parcel#

0005702000)" be denied due to that itdoes not fitthe definitionof quarry.

Jim Edwards seconded the motion.

Motion denied, 5-0

Jim Edwards told staffthat ifthe applicant wishes to reapply,the applicant must provide

decibels and such, and additionalinformation on the business. The other Board members

agreed.

Troy Hangen asked ifitisjustthe noise issue.

Jim Edwards repliedthat itisthe noise and hours of operations.
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4. NEW BUSINESS:

A. Public Hearing:

Troy Hangen presented the staffreport. Summation isas follows:the Cascade County

Zoning Board of Adjustment (ZBOA) isin receiptof a Special Use Permit (SUP) application
from Cynthia Hillto allow a 2"d dwelling on her land at 3208 4thAve NW, Great Falls,MT.

The property islegallydescribed as Parcel#2261200, and Geo- Code 3015-04-3-03-08,

the property iszoned Urban Residential(UR). Cynthia Hillisthe legalowner of the

property, the property isnot inviolationof any Cascade County Zoning Regulations or

any other County Ordinance, and county taxes are current. Applicant willinstall

permitted septicsystem/wastewater system for new dwelling unit,and access to new

dwelling unitwillbe through the adjacent lot.

The applicant isrequesting that a Special Use Permit (SUP) be granted as required by
Section 7.1.3.3,7.1.1.3,and 10 of the Cascade County Zoning Regulations (CCZR) for

property in a UR district.

Legal Notice of the applicationand the publichearing was published inthe Great Falls

Tribune on October 29 and November 5, 2017. Staffhave received zero phone callsor

written comments/concerns sincethe writingof thisreport.

An SUP isdefined inSection 10 of the CCZR, and shallbe deemed to authorize a

particularuse in itsrespective districtand other applicable requirements. The ZBOA

may approve, deny, or approve with conditions,and the SUP may be issued only upon

meeting allrequirements set forth inthe regulations.A specialuse permit may be

revoked by the Cascade County Board of Adjustment at any time a building(s)or use(s)is

deemed to be inviolationof the standards and zoning requirements under which the

specialuse permit was issued. A violationof a specialuse permit willbe handled as any
other violationunder section 13 of these regulations. Appeals of the Zoning Board of

Adjustment decision shallfollow the process outlined in Section 12 of the Cascade

County Zoning Regulations.

The ZBOA approval of the SUP shallbe validfor only one particularuse and shallexpire

one year afterthe date of approval, ifconstruction or the use has not started. The

Zoning Administrator may grant a one-time only six(6)month extension of the Zoning
Board of Adjustment approval. The Special Use Permit shallexpire ifthe use ceases for

six(6)months for any reason. Any further extension requests must be granted by the

ZBOA priorto the date of expiration.

The following analysis,findingsand conclusion for each of the required criteriaand

conclusions provided under the controllingsections of the CCZR provided by staff.The

proposed development willnot materiallyendanger the public health or safety.

Trafficconditions inthe vicinity,includingthe effectof additionaltrafficon streetsand

streetintersections,and sightlinesat streetintersectionand curb cuts. Ms. Hillstates
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there should be no noticeable trafficcount changes, Stafffeelsthat thisuse willhave a

minimai disturbance to the surrounding neighbors in relationshipto trafficcount.

Provisionof servicesand utilitiesincludingsewer, water, electrical,garbage collections,
and fireprotection. Soilerosion and sedimentation, as well as the protection of public,

community, or privatewater supplies,includingpossible adverse effectson surface

waters or groundwater. Ms. Hillstatesthat Northwestern Energy willinstalllinefrom

post already in place. A cisternwillbe put inand a septicand drain fieldwillbe

installed.MT waste willcollectgarbage. Staffbelieves that the soilerosion willbe

minimal to non-existent. No surrounding water supplies willbe affected.

The proposed development willnot substantiallyimpact the value of adjoiningproperty
isa public necessity. Applicant: This isa residentialarea.The mobile home willbe

surrounded by other mobile homes inthe area along with a few houses. The

relationshipof the proposed use and the character of the development to surrounding
uses and development, and whether the proposed development isso necessary to the

public health,safety,and general welfare of the community or county as whole, to

justifyitregardlessof itsimpact on the value of adjoining property. Stafffeelsthe

proposed SUP willhave no effectwith the surrounding uses considering the

surrounding use isthe same as the proposed SUP use.

Goal 1: Sustain and strengthen the economic well-being of Cascade County's citizens.

Goal 2: Protectand maintain Cascade County's ruralcharacter and the community's historic

relationshipwith the naturalresource development.

Goal 3: Maintain Agriculturaleconomy

Goal 4: Retain the presence of the US MilitaryinCascade County.

Goal 5: Preserve and enhance the rural,friendlyand independent lifestylecurrently

enjoyed by Cascade County's citizens.

Applicant statesthe placement of a 2d dwelling on the siteshould not have any impact
on neighboring businesses,tourism, regionaleconomic development, or agriculture.Nor

should the 2d dwelling should have littleto no effecton the historicalrelationshipwith

natural resources. Clean airwillnot be affected and as much open space willbe

preserved. Applicant statesthe placement of the mobile home should have littleto no

effecton the existingsoilsor erosion and the locationdoes not lieinthe FEMA 100 year

floodplainbecause itislocated behind a levee. Applicant statesthe placement of the 2d

dwelling unitwiH not affectany missions pertainingto the US militaryin Cascade County

Applicant statesthe dwelling willnot impact the educational facilitiesor cultural

heritage of Cascade County. The dwelling willbe acquiring an address so the fire

department can respond to location ifneed for firesafety.

Stafffeelsthe placement of a second home willnot affectbusiness, tourism,

agriculture,and neighboring economic development. Stafffeelsthat thisSUP willnot

affectthe historicalrelationshipof the natural resources. The placement of the mobile

home on thisland willbe such a minimal alterationto the existinguse. Stafffeelsthe
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mobile home should not have any effecton the existingsoils.The land isnot large

enough to be considered farmland and itdoes not liein the floodplain. Staffbelieves

the placement of the mobile home willbe inthe MOD-F (Outer Horizontal Surface)
which statesthe mobile home willnot be tallerthan 500' above the elevation of the

MAFB runway, and the nearest missilelaunch siteis8+ miles northwest of the site.

Staffbelieves the application willlikelynot positivelyor negatively affectthe Cascade

County's citizens'rurallifestyle.

The proposed development willbe consistentthe Cascade County Growth Policyand its

objectivesforthe various planning areas, itsconsistency with the municipal and joint
land use plans incorporated by the Growth Policy.Applicant statesyes, as there are

other mobile homes inthe area. Stafffeelsthe residence willbe in harmony with

existingresidences. Per Section 10.7,operations inconnection with the SUP shallnot

be more objectionable to nearby properties by reason of noise,fumes, vibrations,or

flashinglights,than would be the operation of any permitted use.

Motions:

The following motions are provided forthe board's consideration:

A. Alterative1: Move the Special Use Permit to allow the placement of a 2"d dwelling at

3208 4thAve NW, Great Falls,MT (parcel# 0002261200) be denied due to (ZBOA

member proposing denial must delineate legalreason that the applicationbe

denied);

Or

B. Alternative2: Move the Board adopt the staffreport and approve the Special Use

Permit to allow the placement of a 2nd dwelling at 3208 4thAve NW, Great Falls,MT

subject to the following conditions:

1. The applicant obtains any other required county, state,or federal permits and

comply with regulationsassociated with any other permits.

2. Applicant obtains address from Cascade County PublicWorks / GIS / Mapping

Addressing for E911 purposes

3. Applicant obtains approval for septicpermit from City-County Health Department
to installsepticsystem.

Board Questions: none

Public Hearing opened at 10:00 am

Applicant: was not in attendance

Proponents: none

Opponents:

1. Don Jacobs, 18 Wagon Ln,said he owns the land south. Mr. Jacobs saidthat Ms. Hill

moved in an old run-down mobile home that was at least55-ftlong settingon blocks.

The property to the left(west?) usuallyfloods,and he believes itwillnot hold the septic.

2. Don Koehmstedt, 16 18th Street SW, (didnot sign in)said he isrepresenting his

family. He explained that he has been working at cleaning hisfamily'sproperty, and

when he asked ifhe could add a 2"d home and was told itwasn't allowed (Health
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dept.). The map does not clearlyshow the exact spot of where the trailerwillbe

placed. He agreed with Mr. Jacobs on the flooding and drainage problems.
3. Shawna McKnight-Maesters, 324 31" Street NW, representing family,stated that Ms.

Hillisa mediocre landlord at best and isn'ta considerate landowner. Ms. Hillplaces

structureson the property line.Ms. McKnight said she has concerns with junk

vehicles,questionable renters,animal control,animal welfare issues,trashy and

weedy look that are connected with Ms. Hill'sproperty. She was concerned about the

drainage issue. The levee has not been tested,so itisunknown whether itwillhold

or not.

Staffexplained to the neighbors that the City-County Health isin charge of the septic.

Public Hearing closed at 10:12 am

Discussion and Decision:

Jim Edwards said the applicant should have attended as he had questions for her.

BillAustin and Len Reed agreed. Len Reed asked where the citylimitis.

Allthree residentsexplained where the citylimitwas (near the elementary school).

BillAustin commented that he was not sure ifthe renter status appliesto this,but the

applicant would have to get allthe necessary permits to do this.This Board's duty is

decide whether thisiswithin the scope of the County regulationsor not.

Len Reed and Tim Wilkinson agreed.

Len Reed asked staffifMs. Hillplanned to attend.

Troy Hangen repliedthat she would make that decision herself,and that he stressed

that itwould be beneficialfor her to attend.

Jim Edwards asked staffwhen she moved the mobile home in and was she aware that

she needed a permit.

Troy Hangen repliedthat the applicationwas received about 6-7 weeks ago. He was not

aware that Ms. Hillplanned on moving a mobile home in priorto today. Troy spoke with

a woman who livedinthe neighborhood about when itwas moved in,and was told that

itwas a littlewhile ago.

Jim Edwards asked the residents ifany of them knew when itwas moved in.

Two residentssaid itwas over a year.

Len Reed motioned to table the applicationuntilthe next meeting, and have the

applicantattend to answer the Board's questions.

Tim Wilkinson seconded the motion.

Allin Favor, Motion passes 5-0

B. Public Hearing:

Troy Hangen presented the staffreport (Board requested the abridged version).

Summation isas follows:the Cascade County Zoning Board of Adjustment (ZBOA) isin

receiptof a Special Use Permit (SUP) applicationfrom JeffPoncelet to allow a dwelling
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on hisCommercial land incidentalto the existingbusiness enterprise at 470 Vaughn
South Frontage Road. The property islegallydescribed as Parcel#3037550, and Geo

Code 3137-26-3-05-01. Jeffand Pamela Poncelet are the legalowners of the property,
and the property isnot inviolationof any County Ordinances and the county taxes are

current.

The applicant isrequesting that a Special Use Permit be granted as required by Section

7.3.10 and 10 of the Cascade County Zoning Regulations (CCZR) for property in a

Commercial (C)district.This proposed SUP meets the requirement of the CCZR. Legal

Notice of the applicationand the public hearing was published inthe Great FallsTribune

on October 29 and November 5, 2017. As of writingthisstaffreport,staffhave received

zero phone callsor written comments/concerns.

An SUP isdefined inthe CCZR, and shallbe deemed to authorize a particularuse in its

respective districtand other applicable requirements. The ZBOA may approve, deny, or

approve with conditions,and the SUP may be issued only upon meeting allrequirements

set forth inthe regulations.A specialuse permit may be revoked by the Cascade County

Board of Adjustment at any time a building(s)or use(s)isdeemed to be inviolationof

the standards and zoning requirements under which the specialuse permit was issued.

A violationof a specialuse permit willbe handled as any other violationunder Section

13 of these regulations.Appeals of the ZBOA decision shallfollow the process outlined

inSection 12 of the CCZR.

The ZBOA approval of the SUP shallbe validfor only one particularuse and shallexpire

one year afterthe date of approval, ifconstruction or the use has not started. The

Zoning Administrator may grant a one-time only six(6)month extension of the ZBOA

approval. The SUP shallexpire ifthe use ceases for six(6)months for any reason. Any

further extension requests must be granted by the ZBOA priorto the date of expiration.

The following analysis,findingsand conclusion for each of the required criteriaand

conclusions provided under the controllingsections of the CCZR are provided by the

staff.The proposed development willnot materiallyendanger the publichealth or

safety.

Trafficconditions inthe vicinity,includingthe effectof additionaltrafficon streetsand

streetintersections,and sightlinesat streetintersectionand curb cuts. Mr. Poncelet

statesthere should be no noticeable trafficcount changes. Stafffeelsthat thisuse will

have a minimal disturbance to the surrounding neighbors in relationshipto traffic

count.

Provisionof servicesand utilitiesincludingsewer, water, electrical,garbage collections,

and fireprotection,soilerosion and sedimentation, as well as the protection of public,

community, or privatewater supplies,includingpossible adverse effectson surface

waters or groundwater. Mr. Poncelet states no additionalprovisionsare needed, and
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that no soilwillbe moved. Stafffeelsthat no additional provisions are necessary and

soilerosion willbe non-existent. No surrounding water supplies willbe affected.

The proposed development willnot substantiallyimpact the value of adjoiningproperty,

or isa public necessity. The relationshipof the proposed use and the character of the

development to surrounding uses and development, and whether the proposed

development isso necessary to the publichealth,safety,and general welfare of the

community or county as whole, to justifyitregardlessof itsimpact on the value of

adjoining property. Applicant had no response, but stafffeelsthe area surrounding the

siteisvery low in businesses/residents and stafffeelsthe proposed SUP willhave no

effectwith the surrounding uses.

Goal 1: Sustain and strengthen the economic well-being of Cascade County's citizens.

Goal 2: Protectand maintain Cascade County's ruralcharacterand the community's historic

relationshipwith the naturalresource development.

Goal 3: Maintain Agriculturaleconomy

Goal 4: Retain the presence of the US MilitaryinCascade County.
Goal 5:Preserve and enhance the rural,friendlyand independent lifestylecurrently

enjoyed by Cascade County's citizens.

Mr. Poncelet statesthe placement of a dwelling on the siteshould not have any impact
on neighboring businesses,tourism, regionaleconomic development, or agriculture.Mr.

Poncelet statesthe placement of the dwelling on the siteshould have littleto no effect

on the historicalrelationshipwith natural resources, and the clean airwillnot be

affected and open space and rangelands willbe preserved. Mr. Poncelet statesthe

placement of the home on thislarge piece of land should have no effecton the existing
soilsor erosion nor does itlieinthe FEMA 100 year floodplain. Mr. Poncelet statesthe

placement of the dwelling uniton the piece of land willnot affectany missions

pertainingto the US militaryin Cascade County. Mr. Poncelet statesthe dwelling will

not impact the educational facilitiesor culturalheritage of Cascade County.

Stafffeelsthe placement of a residence home willnot affectbusiness, tourism,

agriculture,and neighboring economic development. Stafffeelsthat thisSUP will

not affectthe historicalrelationshipof the natural resources and the placement of

the home on thislarge piece of land should have littleto no effecton preserving

the open space. Staffbelieves the lotdoes not lieinthe 100-year floodplain and

the sitehas been used as a material storage (dirt,gravel,etc.)sitefor many years

and the placement of the house willcoincide with the business. Staffbelieves the

placement of the home willnot be in any Height MilitaryOverlay District,and the

lotis4.5+ miles away from a launch facility.Stafffeelsthe application willlikely

not positivelyor negatively affectthe Cascade County's citizens'rurallifestyle.

Consistency with the municipal and jointland use plans incorporated by the Growth

Policyand the character of the development to the surrounding area. Applicant stated
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yes. Staffbelieves the application willlikelynot have an impact on the municipal or

jointland use plans and willbe in harmony with the surrounding area, and should not

create a conflictto the nearby residences and businesses. Per Section 10.7,operations
inconnection with the Special Use permits shallnot be more objectionable to nearby

properties by reason of noise,fumes, vibrations,or flashinglights,than would be the

operation of any permitted use.

Motions:

The following motions are provided for the board's consideration:

Alterative1: Move the Special Use Permit to allow the placement of a dwelling at 470

Vaughn South Frontage, Great Falls,MT (parcel# 0003037550) be denied due to (ZBOA

member proposing denial must delineate legalreason that the applicationbe denied);
or

Alternative2: Move the Board adopt the staffreport and approve the Special Use

Permit to allow the placement of a dwelling at 470 Vaughn South Frontage, Great Falls,

MT subject to the following conditions:

1. The applicant obtains any other required county, state,or federal permits and

comply with regulationsassociated with any other permits.

2. The applicant must obtain necessary permits/approval from the CityCounty Health

Department for the wastewater facilityon the property.

Board Questions:

Len Reed asked ifthiswas anywhere near the citylimits.

Troy Hangen repliedno.

Applicant: not in attendance.

Public Hearing opened at 10:20 am

Proponents: none.

Opponents: none.

Public Hearing closed at 10:21 am

Discussion and Decision:

Tim Wilkinson asked why the residence has to be incidentalto the business. He thought
that thiswould be allowed as itthisseems lessintrusivethan other things.

Alex Dachs repliedthat itneeded to go through the process, and to prevent any later

problems.

Jim Edwards motioned to adopt the staffreport and approve the Special Use Permit to

allow the placement of a dwelling at 470 Vaughn South Frontage, Great Falls,MT subject

to the following conditions:

3. The applicant obtains any other required county, state,or federal permits and comply

with regulationsassociated with any other permits.

4. The applicant must obtain necessary permits/approval from the CityCounty Health

Department for the wastewater facilityon the property.

Len Reed seconded the motion.
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Allin Favor, Motion passes 5-0

6. PUBLIC COMMENTS REGARDING MATTERS WITHIN THE ZBOA JURISDICTION:

None

7. BOARD MATTERS:

Alex Dachs saidthat at thistime we have nothing on the December agenda, unless the

Board wishes to get the SUP from Ms. Hilltaken care of.

The Board agreed, but only ifthere issomething else added to the agenda.

8. ADJOURNMENT:

Tim Wilkinson motioned to adjourn.

Jim Edwards seconded motion.

Allin Favor, Motion passed. Meeting adjourned at 10:30 am
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